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theless be able to extort the same rent, since the ground rent
is fixed solely by the demand of the occupiers. The tax
simply diminishes his profits.

The incidence of the house tax, on the other hand, is fixed
by the rules laid down above. The question, therefore, as to
how far the real estate tax is shifted to the occupier in Amer-
ican cities depends partly on the actual existence or non-
existence of a general property tax, partly on the relative
value of the house and the lot, and partly on the peculiar
circumstances of the particular piece of property.

If our general property tax were actually enforced, the real
estate tax would beyond all doubt be borne entirely by the
owner. But in American cities the general property tax has
become virtually a real property tax. In other words, city
real estate bears the greater part of the weight of municipal
taxation. In proportion as city houses are taxed at a higher
rate than other capital, the main condition under which the
tax may be shifted to the occupier is present. If we take the
small American towns, where the investments are mainly
local and where personal property is reached to a fairly high
degree, then it is very probable that the real estate tax is not
shifted to the occupier. But the larger the city, and the
greater the chances of investment outside, the less will be
the proportion of personalty taxed, and the greater will be
the possibility of the shifting of a part of the real estate tax.

The possibility that the tax may be shifted turns into a
probability when we remember that the building tax tends to
form the greater part of the total tax. The average dwelling-
house in New York city, for example, is worth, when first
built, from two to three times as much as the lot In the
tenement house districts the proportion is slightly, if at all,
less, except in the case of the tumble-down wooden houses,
which are fast disappearing. It is true, of course, that with
the passage of time the value of the house tends to decline,
while that of the lot tends to increase, from which it might
be inferred that the real estate tax falls mainly on the owners.
But this tendency is materially counteracted by the fact that,